
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/EL

	Application No: 
	3/2006/0682/P

	Development Proposed:
	FORMATION OF NEW GLAZED LINK AND CAR PORT; CONVERSION OF GARAGE TO LOUNGE AND GARDEN STORE EXTENSION AT lOWER GARTE BARN, TWISTON LANE, TWISTON, CLITHEROE, BB7 4DE FOR MR TONY ASHWORTH

	CONSULTATIONS: Parish/Town Council

	Parish /Town Council - No comments or observations received within the statutory 21 day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	 N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy H18 - Extensions to Converted Buildings.

Policy SPG – “Extensions and Alterations to Dwellings”

Policy 1 - Development in Rural Areas - Lancashire Structure Plan 1991 - 2006 "Greening the Red Rose County".



	POLICY REASONS FOR REFUSAL:

	The proposal by virtue of its design, scale and massing, is considered unsympathetic to the former barn and the Forest of Bowland Area of Outstanding Natural Beauty in which it is set, and is therefore contrary to Policies G1, ENV1, H10 and H18 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance "Extensions and Alterations to Dwellings".  It would create an unsympathetic link between rural buildings, and contribute to the complexity and massing of the building and result in the loss of its original character.

The proposal if approved would set a dangerous precedent for the acceptance of other similar unsympathetic proposals destroying the character and appearance of other barn conversions which would be both contrary to policy and to the detriment of the visual amenities of the open countryside and the Forest of Bowland Area of Outstanding Natural Beauty.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a detached property within the Forest of Bowland Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). Planning permission is sought for a small lean-to garden store, measuring approx. 3m x 5.16m x 3.05m (at the highest point), and a single storey glazed link building between the main dwelling and the detached garage building, with a view to convert the garage into a lounge area. The approximate dimensions are 9.3m x 3.7m x 4.64m (at the highest point). In addition to the proposals, the plans also see the insertion of two windows in the rear elevation of the garage.

With regards to the size of the extensions, the Council’s SPG Guidance states that ‘In Conservation Areas and open countryside size controls will be more strictly applied. Extensions, which lead to properties becoming significantly more prominent, will not be allowed. Part of the character of these areas is the stock of relatively small cottages. The development of very large extensions in relation to small rural dwellings is more akin to the construction of a new dwelling, which would otherwise be resisted in the open countryside. For this reason development proposals in excess of a 33% increase in floor area (of the original dwelling) are unlikely to succeed’.

Bearing this in mind, and that part of the existing dwelling is a barn conversion, the existing dwelling has an approx. floor area of 195.12 sq. m. The existing garage has an approx. floor area of 53.72 sq. m. The proposed extensions will create an additional 49.5 sq. m. approx. that will mean an increase in floor area of the original dwelling/barn of approx 53%, and as such the proposal is contrary to the Council’s SPG Guidance.

With regards to the design and massing of the proposals, the proposed glazed extension is considered to be a modern attachment to a former barn that is out of keeping with the building and the Forest of Bowland Area of Outstanding Natural Beauty in which it is set. In addition, the proposed extension and garden store will create the view of a set of linked, linear buildings that are also out of keeping with the area and unsympathetic to the former barn, and the Forest of Bowland Area of Outstanding Natural Beauty. It is therefore contrary to Policies G1, ENV1, H10 and H18 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance "Extensions and Alterations to Dwellings".

As such, it is considered that the proposal would create an unnecessary and out of keeping set of extensions to an already extended dwelling, therefore detracting from the traditional character of the barn by adding to a sense of clutter and complexity, and its approval would thus be detrimental to the visual amenities of the area.
Therefore bearing in mind the above information and facts, and considering that the application is not in accordance with the relevant policies, it is therefore recommended that this application be refused.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 16/05/2006





TELEPHONE CLLRS:  YES / NO


DATE:














